NEIMAN -ROSS ASSOCIATES, INC.

Apprai sal ConsuBusiaesgiss t o Americads
2816 Azalea Place Telephone (615) 293606
Nashville, TN 372043118 e-mail: post@neimanross.com
Metropolitan Government of Nashville/Davidson County November 202017

C/O Mr. Steve BerryDirector of Public Property
730 249, Avenue South
Nashville, TN 3729

RE: Restricted Use Appraisal Report of .295 Acres or 12,854 Square FeetDTC Downtown Code
District property improved with an urban park-scape named Church Street Parladdressed as
600 Church Street Nashville, Davidson County, Tennessee 219, Davi dson County As
Map 0936, Group 1, Parcel 01500

Dear M. Berry,

At your request and authorizatioh,have personally inspected and appraised the above referenced
property The purpose of the appraisal is to estimate the current market Vahe fee simple interest in the
pr oper tysconditon as 6Novermber 82017, the date ofmy inspection and the effective date of value.
It is my understanding that the appraisal report wilulsed to assistou in the possibledisposal inexchangeof
the subjectproperty

As agreed, thisis a Restricted Use Report, which is intended to comply with the reporting
requirementsset forth under Standards Rul€2sec b)) of the Uniform Standards of Professional Appraisal
Practice (USPAPYf the Appraisal Foundation.This format provides for property identification, appraisal
statement and value conclusion(@grtinent facts and data applicable to the subject properistatesin the
report.However, this report inot recommendetbr litigation purposesSupporting documentation concerning
the data, reasoning, and analyses is retained in the apfgraisek file.

| relied on theSales Comparison Apprchto determine a final value for the subj@coperty, wherein
thel and par ©sedtednsnedvbgdmpagisonof similar land parcelsvithin the market of the subject
which have recently transacted in the marketpladéde value conclusion stated heremsubject to the
assumptionandlimiting conditions stated in this repoAcceptance of this report constitutes an agreement with
these conditions and assumptions.

The persorsigning this report &isthe knowledge and experience necessary to complete the assignment
competently ands duly licensed by the appropriate state to perform this level of appraisal under certificate
numberCG-736.

Based ormmy investigation, it ismy opinion that thecurrent market value of the fee simpi¢erestin the
subject propertas ofNovember 82017 is:
THREE MILLION SIX HUNDRED FIFTY THOUSAND DOLLARS
($3,650,000.00)

Respectfully Submitted,

William J. Neiman, ASA
State Certified General
Real Estate AppraisérCG-736


mailto:neimanrossassoc@Bellsouth.net
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SUMMARY OF SALIENT FACTS AND CONCLUSIONS

CATEGORIES DESCRIPTION/COMMENTS

PROPERTY INFORMATION
Address:

Map/ Group/Parcés).

Deed Referends):

Owneil(s) of Record:

SITE CHARACTERISTICS
Land Area:

Zoning:

Flood Zone Information:

Corner/Interior:

Primary Access
HIGHEST & BEST USE
As Vacant:

As Improved:

HYPOTHETICAL CONDITIONS

EXTRAORDINARY ASSUMPTION S

APPRAISAL SUMMARY
Report Type

Client

Purpose

Intended Use

Intender User(s)

Interest Appraised

Date of Inspection

Effective Date of Value

Date of Report

VALUE SUMMARY

Sales Comparison Approach
Income Approach

Cost Approach

FINAL VALUE OPINION

MARKETING EXPOSURE TIME

Church Street Park

600 Church StreeNashvillg DavidsonCounty, TN 37219

09306-1-015.00
11031610 (7/21/1998)

Metropolitan Government of Nashville/Davidson County

12,162.0+/- SquareFeet (SF) or28+/- Acres
692.1+/- Square Feet (SF) or .0159Acre Public Alley
12,854.1+ Square Feet (SF) or .295#cres Total

DTC, Downtown Code District
MDHA - Capitol Mall Development

OV-ADE- Adult Entertainment Overlay

OV-UZO- Urban Zoning Overlay

FEMA Map 47037@241H i April 5, 2007

Zone code X Minimal FloodRisk

Three sided block end parcel, betwe&m&enue and Anne Dallas

Dudley Blvd.

Urban, two lane city center roadvwahurch Street and'®venue, N.

Development a€ommercialUse consistent with neighbor uses.

Commercial Use

None
This appraisal

Restricted Us®eport

Metropolitan Government of Nashville/Davidson County

EstimateFair Market Value
Disposal in a Like Kind Exchange

Metropolitan Government of Nashville/Davidson County aitsl

assigns

Fee Simple
November 82017
NovemberB,2017
November 202017
$3,650,000.00

Not applicable

Not applicable

$ 3,650,000.00

Twelve months

assumes
and the area will be included in the exchatrgasaction

t

600 Church Street

APPRAISAL REPORT
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SCOPE OF WORK
In preparing this appraisal, thg@praiser performedte following steps in the analysis:

1. Identified the subject property and gathered pertinent data with regéduel pooperty to be appraisedousces of
information include but are not limited to thaultiple listing service (MLS), Courthouse Retrieval Systerthe
propertytax assessor and register of deeds offfoe®avidson County.

2. A physical inspectiomf the property was conducted William J. Neimanon November 82017. Thes u b j e ct
lot size hasbeentaken from theDavidsonCount y As s e.sAs &xhibitsMap, bycBarged Waggoner,
Sumner & Cannon, Inc. dated 10/12/2@1&s provided to the appraisers.

3. Reviewed the overall market for similar classes of property to determine the overall market characteristic
Gathered indfrmation pertaining to the demographics, geography, and other data relevant to the subjsct and
location, neighborhood, economic and geographical information for Nashville in the County of Davidson.

4. Gathered information and analyzed data on comparsdiés and listings and verified this information where
possible with the buyer, seller or their representatives and/or secondary sources. This included an analysis o
pertinent and relevant physical factors that may be perceived to affect value.

5. All approaches deemed necessary to develop a credible market value for the subject property were .cénsidere
relied onthe CostApproachto determine dinal value for the subjedsan improvedequipment and materials
storage yard

6. Analyzed and reviewedll data and dgded upon final value opinion.

EXTRAORDINARY ASSUMPTION OF THE APPRAISAL

An extraordinary assumption as defined in the Dictionary of Real Estate Appraisal, 5th Edition (2010), 8
published by the Appraisal Institute is as follows:

AfAassumption directly related to a specific assig
opinions or conclusions. Extraordinary assumptions presuni@ca®therwise uncertain infation about physical, legal
or economic characteristc s of the subject property. o

In the provided Exhibit Map prepared by Barge, Waggoner, Sumner & Cannon, Inc., dated 10/12/2017 there i
five foot wide public alley running the length of the northern property line. It is herein assumed that this albey wil
vacated by Metropolitan Public Works Department and will be incorporated into the area of the Church SttediePark
included in this property exchange. The inclusion of thigtehél area has added $210,000 to the value of thedPark
overall valie.

IDENTIFICATION OF THE PROPERTY

The subject propertysia Downtown Code Districf DTC) zoned public park offering a green space in an
otherwise urban center canyon of commercial and office buildifige.Church Street Parkotaling .278 acres or
12,110+/- SFis locatedon the north side aChurch Streetvhich conned the near west side of Nashville withthe t y 6 s
central business districAt this point Church Street is a narrow two lane urban roadway without curb parking, or turn
lanes.The neighborhoods inthec i t yéds cent er , three blocks sotdher arfea
primary access frorthe west is Church Street and from the north and soutibfw&nue N. The parceshownon the
following tax mapis rectangularshape

The property is improved with central water fountain surrounded by pine trees, shrubs and grass lawns. Ther
are paved sidewalks crossing the park diagonally from point to point drawing the pedestrian to the centralized fount:
The parkis situated across the street from the central public library and adteri® 3 06 s ar €There are c t |
perimeter pedestrian sidewalks on three sides while the north property line abuts the wall of a neighboring building wh
has been faux paintedetivisually expand the feeling of open space.

No survey was provided to the appraiser on the subjectsiteever | was providedha&xhibit Map prepared by
Barge, Waggoner, Sumner & Cannon, Inc. a reputable engineeringrfigrsize of the subject propefarcelhas been

600 Church Street APPRAISAL REPORT 2
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obtained from tls document and verified by thmurrentt a x
propertesis provided lelow:

a s rearsl sSAocop§ of the tax map for the subject

N AR
“‘\\\\\\'

View from SE corner looking NW

Sidewalk along Church Street, park on right

600 Church Street APPRAISAL REPORT
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Tax Map 093-06-1-015.00
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LEGAL DESCRIPTION

The subject propertyasef er enced by the Davi dson Coun Reagistdrafx A
Deeds forDavidson Countywarranty deechumber11031610. This Warranty Deed describesthe subjectparcel No
survey was provided to the appraiser on the subjecthgiteever | was provided an Exhibit Map prepared by Barge,
Waggoner, Sumner & Cannon, Inc. a reputable engineeringTinmsize of the subject propepsircelhas been obtained
fromthh s document and veri firecdrddby the current tax asses:

OWNERSHIP HISTORY

The official records of the Davidson County Register of Deeds' office indicate that the subject propert
transferredfrom Metropolitan Development and Housing Agen@yIDHA) to the current ownerMetropolitan
Government of Nashville/Davidson Counbn Juy 21, 1998 in Warranty Deed 1103610 for a consideration of
$391,530.00 MDHA acquired the propertyy WarrantyDeedfrom Edwin B. Raskin, Truste®n November 27, 199tbr
a recorded consideration d3%1,500.00Warranty Deed 0273933

MARKET AR EA TRENDS

The Nashville MSA economy and the regional economy in Middle Tennessee are strong and diverse. The a
benefits from a growing population, increasing personal income, stable investment and expansion. Employment gro
in the area is buoyed Isgyable industry andgpulation growth.

Unemployment in the Nashville MSA remains below the state and national level and is improving as th
economy improves. Davidson County should continue to develop and is appealing to companies relocating in
Southest regiorof the US This drives growth in the saléasx revenue base with potential for more growth based on an
increase in populatioand/or an improving economwith more new jobs on the horizon, the unemployment rate in the
Nashville MSA should maiain a level at or below the state and national averages with continued long term growit
potential going forward.

In general, population and job growth bodes well dtirsegments of the real estate markietb growth is
bringing in more population anpowering the Nashville housing market highe@verall, the outlook for the subject
market area is positive, with an expectation of strong steady growth over the near term.

600 Church Street APPRAISAL REPORT 4
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NEIGHBORHOOD DATA
Location: City Center - Nashville, Davidson County, Tennessee

This is an Original Town of Nashville Plan propergstablished in the early stages of the organization of
Nashville as a collective community. The area has developed over the years to be a vibrant central business center h:
changed with the conceptd arbanization as they morphed from pioneer to colonial, agricultural to industrial
technological to toddg current economic endeavors. This is the oldest continuing economic center of the city and it
capability in meeting modern demands for spacefjariddw, environmental health, and convenience are being tested.

Nashville is present edindasry ecdnanic fhdse offaimgtary abilityht@ attriaah gajoa
corporate interests to the area and thus offering employment oppegtuorita diverse population willing to relocate to
Nashville. There are also natural incentives for establishing a new homestead here where rivers and rolling hills cc
together in a naturaletting and offering outdoor recreational opportunities withiy ezech.

Within the immediate area of the subjabie character of the propertiage primarily high rise office, high rise
hospitality entertainment and sports venues, with iméted older retail, commercial structures exhibiting the
progression in the character of the economy since its original conceftierarea is appropriate foigh riseresidential
developmenbut primarily forhigh risecommercial development

Boundaries: The subject neighborhood is generally bounded northCimarlotte Avenugwest by the CSX
railroad lines east bythe Cumberland Riveand south byroadway.

Access and LinkagesThe market areabeingcentral commercidh character is experiencing extenshigh rise
commercial, residential and municipal verdevelopmerg It has anetwork of roadwaysnakingthe locale accessible.
The primaryroadway servicing the subjestChurch Streetvhich runs east and west through the neighborhood. There is
[-40 Interstate highway accessesChurch StreefThe primary north/south access s 8venue.

Immediate Area Land Usage

600 Church Street APPRAISAL REPORT 5
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Adjacent Land Use:

Southi Nashville Main Library

West i Retail Department Store converted to Office
Northi Office 2-4 Story

East i Older Commercial Retail-2 Story

=A =4 = =4

Demographics

2017 populationwithin the immediateone mile radius of the subject 18,704 Population is expected to grow
10.6% in the next five years talj843in 202. According to Costar, there abe679households within this radius with an
average size of.5persons and a median household income5@®9 This ishigherwhen compared to the Nashville
MSA. A demographic summary is presented below:

Population within a One, Three and FiveMile Radius of the Subject Property

Population for 1 Mile Radius
500 Church St, Nashville, TN 37219

Population 1 Mile 3 Mile 5 Mile
2017 Total Population: 10,704 105,395 224 957
2022 Population: 11,843 | 112,078 238,951

Pop Growth 2017-2022:  10.64% 6.34% 6.22%
s Average Age:  38.10 3370 35.60
Households
2017 Total Households: 5,679 43232 94,071
10 HH Growth 2017-2022:  12.66% 7.38% 6.70%
Median Household Inc:  $57,060 | $30,022 $45,767
Avg Household Size: 1.50 200 220
g 2017 Avg HH Vehicles: 1.00 1.00 1.00
= Housing
E Median Home Value: $264,448  $243.229 = §213897
58 Median Year Built: 2004 1965 1965
=8
w

L |

2000 Census 2010 Census 2017 Estimate 2022 Frojection

Vacant DTC Land Sales in the Subject Market Area

An analysis of land salg®arking Lot)for vacantDowntown Code Districtand tracts (LO to .60 acres) in the
subject market area, between 1/1/2015 A1i8/2017, reflects sales ranging in size from1 acres ta44 acres with an
average tract size 0857 acres with sales prices fra#880,000 tdb6,000,000 The sales found had a median sales price
of $1,475,000and median sales price per acre 6f491,515 Based on my search, demand for vacafRarking Lot)
develombleland haseenincreaing at a 2.2% monthly rate over the time span of the data collected.

Summary: The subject property is intagh densitycommercianeighborhood with access to the interstate and to
major thoroughfares. The neighborhoodinsthe stabilized phase of the economic cycle, with older properties being
repurposed and demolished to make way for new edifices depicting the improvements in architecture and construc
techniques. Absent in theevitalization of the central business core neighborhood is an emphasis on improving
transportation and traffic corridors to accommodate the population growth.

600 Church Street APPRAISAL REPORT 6
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SITE DATA
Land Area:

Sitedimensions:

Shape:
Topography:
Zoning:
FloodHazard
Utilities:

Site Improvements:

Location:

Street Type/Lanes:

Frontage:
Ingress/Egress
Access:
Visibility:

Subsoil Conditions/Drainage

Environmental:

Hazardous Substances:

12,854+/-SF or.295acres +/

138.45 N ©R.00dEast,139.76South an®2.000West The east & west lines
include the 5 foot added depth of the public alley which | assume will be included.

Rectangular

Theparcel is level with a slight declinie the southern line.

DTC Downtown Code District.

Thesubjectproperty isin an area of minimal flood hazard, zone X.
Water, sewer electrig andcommunications are available at the street
Publicpark landscaping, sidewalks and a central water fountain
600 Church StreeNashville TN

Fronts on Church Streeta narrowtwo lanepavedubanroadway.

1 3 9 ,o7tAedorthside ofChurch Street

No vehicular access or egress. This is a pedestrian park.
Good/No limiting factors noted.

Good/No limiting factors noted

Unknown. This appraisal is assuming NO contamination.

No adversesite conditions or externah€tors were apparent.

None noted.

Easements/Encroachments: Thee are no known encroachments or easements
Note: An accurate survey is recommended to determine exact measurements and easements.

Subject Topographical Map

600 Church Street

APPRAISAL REPORT
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As shown on the topo ma@hurch Streeis at5020 a b ov e s mea of thepareelis at 50dohwvigh a central high
point running east to westhe distance from the street to the highest points is approxingilthe indicéed grade isa
3.5% grade.

TAX ASSESSMENT DATA

Map 093-06, Group 1,Parcel As of 207
015.00

Land: $3,001,500.00
Improvements: $00.00
Assessment Ratio: X 40
Assessed Value: $1,200600.00
Tax Rate: X 0.3155
Total 20T Taxes: $37,87893

This property is Metro owned and is not taxed. However, if the property were owned byfidddmxable entity the
taxes as calculated would be assessed for taxable year 2017.

HIGHEST AND BEST USE

As Vacanti Development as Commercial Services UseTlhe subject sitas locatedon Church Streawhich is
the east/westaccesstdNas hvi | | e d s b uasmultiteds efhospialityt aad highvrise dfficeroperties. The
servicetraffic along this road can lmverpowering at times due to it being the most convenient entry to the interéfate |
This location is in TC designated district and is therefore legally adaptable to this commercial services use.

Economically, the propertig less desirable faesicential development due to its location amongst thelfhigbmmercial
neighbors and the complications which go along with being so located.

As Improved i Continued Use as a@ublic Park/Green SpaceUse Given the existing improvementsurrent
location ad population utilizationit is apparent there is a demand for the facility as it is configured and located. While
the determination of the economic practicality of the enterprise is not a consideration of this appraisakrnhdemand
for moreopenspaceamplies that the community is supportive of the undertaking.

In considering the property as if improved with the existmgrovements, the highest and best usestakea different
analysis. With the subject being appraised as improved whithpark amenitiesthe highest and best use analysis will
consider thesemprovements.

When analyzing improved property such as the subject, demand for this usage must be condiomabr, other
support pertaining to highest and best use ralssibe con&lered such as the contribution to the community, wealth
maximization for property owners, the most probable use, and the most profitable use.

Determining a value of the subj ect 08 arcesatetic problemt hagram t «
number of interpretations based upon the perspective of the analysis. Without a comparative value, thagsono
determiningg he prevai ling nb etatdarduos rparisan.cHowewer, aestheteadllg enyironmentally
andintellecually we know there is value in a public park.

Given prevailing land use patterns in the area, and recognizing the principle of confbiuitgjderedievelopment as
commercial usé¢o bethe highest ash best uséor the valuation purposef the subjecsite fias isd. However,the existence
and operations of the i mprovements candét be o\aedwllook
be recognizedFor this reasoiit is my opinion that the highest and best use for the subject pyojgeCommercial
Services Use.

600 Church Street APPRAISAL REPORT 8
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SUBJECT AERIAL PHOTOGRAPH
R, T2 U

SourceAssessor 6s Pil&eod® metry Map ( 3/

SITE VALUE

In the valuation of the land parcel upon whibk subject property improvemerare located, the appraisal process looks

to the site as though it were vacant land available for development. This affords the analysis by the other approach
benchmark doll ar amount for adjusti ng adterititseandethoseofsthet h
other properties considered comparable.

In estimating theprospectivemar ket val ue of the subjectds | and parce
to utilize the Market Comparative Approach (Sales Comparisono&gp). In this approadrsoughtdata onDowntown

Code District (DTC)vacantor Parking Lotproperty salesvithin the January 1, 2015 téovember 8 2017 time period,

with .10to .70 acresofarea hat have si mil ar char andpaecel.i sti cs found i

After analysis, dur properties were chosen that incorporatedctieracteristics of the subje@the sites selected ranged in
size from.29to .62acreswithan assessor 6 s Ce nGBiDalbcatiBhdesignatiorAls of the compeablec t |
properties were iowntown Nashville The comparisons were based on a price ggrare footof land areaand the
average sizef the four comparable sales 17,968.25square feet Sale prces per square footof land varied from
$160.70/SRo $313.03sf. The comparison pequare foogave an indicabn of what a potential buyer/developer might
pay for a developable tract of land similarly situated as the subject.

Following is a descriptioand comparisonf those sales found to be similarthe subject:

600 Church Street APPRAISAL REPORT 9
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COMPARABLE SALE #1

1 S

Asse;sorc‘)s Zoning. Tax Map Assessoros Aerial View Map
Location: 151 BT Avenue, S. NashvilleTN 37201

Grantor: H G Lipscomb Realty, LLC

Grantee: Jacob May

Sale Date: August 21, 2015

Consideration: $6,000,000

Land Area: .44 Acres,19,166+-/- SF

Shape of Tract: Rectangular

Topography: Gently slopingrom rearto street

Zoning Classification: DTCi1 Downtown Code District

Deed Reference: DB-201508240085132

Map/Parcel: 093-06-4-084.00

Verified By: Register of Deedis Davidson County
Units of Comparison

Selling Price per Sq. Ft $313.03SF

The property is locatedat the western
bridgehead of the Shelby Street Pedestrian Bridge over
the Cumberland River. It is a parking lot on the west side
of 1% Ave. sharing the block with the Market Street
Apartments. Across the street is the Ascent egen
amphitheater, a Metro developed music and stage
entertainment venue.

The subject is a paved parking lot with space for
approximately 63 automobileShe neighborhood which
is primarily commercial and urban residentialin
character is undergoing revitzditionby rehabilitation of
older industrial properties which surrounded the Thermal
Transfer facility which previously occupied the
amphit heat &he phetographaatheirighthis a
current picture from the street of the comparable

property.
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